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IV.F Land Use and Planning

b) Existing Conditions
(1) Project Site

The Project Site is bounded by South San Vicente Boulevard to the west, Wilshire
Boulevard to the south, South Sweetzer Avenue to the east, and Orange Street to
the north. A small alley abuts the Project Site to the northeast. The Project Site is
located approximately 0.9 miles south of the City of West Hollywood, and less than
200 feet (approximately 0.035 miles) east of the City of Beverly Hills, which is
located on the eastern side of South San Vicente Boulevard.

The approximately 0.76-acre Project Site is comprised of seven parcels and is
presently developed with a 5,738 square-foot vacant educational building, an
8,225 square-foot Big 5 Sporting Goods store, and associated surface parking.13
Surface parking is located on the eastern portion of the Project Site, fronting South
San Vicente Boulevard, South Sweetzer Avenue and the alley to the north, as well
as in the middle of the Project Site between the two buildings, and to the rear of
the Big 5 Sporting Goods store. All parking areas are accessible from South San
Vicente Boulevard and the alley.

(2) Surrounding Uses

The Project Site is located in the Wilshire Community Plan area in the City of Los
Angeles, which is a 14 square-mile area and generally extends from Melrose
Avenue and Rosewood Avenue to the north; 18th Street, Venice Boulevard and
Pico Boulevard to the south; Hoover Street to the east; and the city limits of West
Hollywood and Beverly Hills to the west. The Wilshire Community Plan area has a
mixture of low- to medium-density residential uses interspersed with areas of
higher density residential uses, and long narrow corridors of commercial activity
along major streets, including Wilshire Boulevard, that include numerous high-rise
office buildings, entertainment centers, museums and regional shopping
complexes.

The Project Site is in a highly urbanized area, bordered by mid- and high-rise
commercial, office, and medical-related uses along South San Vicente Boulevard
and Wilshire Boulevard to the west and south. Directly northwest of the Project
Site, along South San Vicente Boulevard, is a five-story office building with existing
rooftop billboards, and an associated four-story parking structure. Further north is
a three-story rehabilitation center. Directly across from the Project Site in the City
of Beverly Hills is a 10-story office building with ground floor commercial uses.
North of the 10-story office building is a three-story office/retail building and two
apartment complexes that are two- and three-stories in height. To the south,

13 The 5,738 square foot vacant building previously housed the Montessori Children’s World
School. As the building was vacated October 2018, credit for this use was included as part of
the baseline under CEQA as this reflects the amount of floor area that was in active use during
the past two years.
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across from the intersection of South San Vicente Boulevard and Wilshire
Boulevard, is a low-rise commercial center and associated surface parking. To the
southeast, fronting Wilshire Boulevard is a 22-story medical office building owned
by Cedars-Sinai Medical Center, which includes a rooftop heliport. Directly east of
the Project Site, across South Sweetzer Avenue, is a two-story brick building used
as office space. East of the building is a 12-story office building used by the Jewish
Federation Goldsmith Center and the five-story Los Angeles Obchestvo
Remeslenogo Truda (ORT) College.

Directly northeast of the Project Site across the alley are two, two-story apartment
buildings. Further to the north and east, along Orange Street and South Sweetzer
Avenue, are low-rise multi-family and single-family residential uses, located within
the proposed 6th Street-Orange Street Multi-Family Residential Historic District.
Low-rise single-family and multi-family residential uses are also located to the
south, across Wilshire Boulevard. Cedars-Sinai Medical Center and the Beverly
Center are located less than one mile to the northwest; and the Los Angeles
County Museum of Art campus (LACMA) and La Brea Tar Pits are located 0.75
miles to the southeast of the Project Site.

The general vicinity and relationship of the Project Site to surrounding streets is
illustrated in Figure II-1, Project Location, and Figure 1I-2, Aerial View of the
Project Site and Surrounding Uses, contained in Chapter II, Project
Description, of this Draft EIR.

3. Project Impacts

a) Thresholds of Significance

In accordance with Appendix G of the CEQA Guidelines, a project would have a
significant impact related to land use and planning if it would:

Threshold (a): Physically divide an established community; or

Threshold (b): Cause a significant environmental impact due to a
conflict with any land use plan, policy, or regulation
adopted for the purpose of avoiding or mitigating an
environmental effect.

For this analysis, the Appendix G thresholds listed above are relied upon. The
analysis utilizes factors and considerations identified in the City’s 2006 L.A. CEQA
Thresholds Guide, as appropriate, to assist in answering the Appendix G threshold
guestions. The factors to evaluate land use impacts are listed below.
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(1) Land Use Consistency

e Whether the proposal is inconsistent with the adopted land use/density
designation in the Community Plan, redevelopment plan or specific plan for the
site; and

e Whether the proposal is inconsistent with the General Plan or adopted
environmental goals or policies contained in other applicable plans.

(2) Land Use Compatibility

e The extent of the area that would be impacted, the nature and degree of
impacts, and the type of land uses within that area;

e The extent to which existing neighborhoods, communities, or land uses would
be disrupted, divided or isolated, and the duration of the disruptions; and

e The number, degree, and type of secondary impacts to surrounding land uses
that could result from implementation of the project.

b) Methodology

The analysis of potential land use impacts considers consistency of the Project
with adopted plans, regulations, and development guidelines, and in some
instances advisory guidance, that are applicable to the Project Site and the Project
and that have been adopted for the purpose of avoiding or mitigating an
environmental effect.

CEQA Guidelines Section 15125(d) requires that, in describing the environmental
setting, an EIR include a discussion of any inconsistencies between the proposed
project and applicable general plans, specific plans, and regional plans.
Separately, Appendix G recommends that a lead agency consider whether the
project would cause a significant environmental impact due to a conflict with land
use plan, policy, or regulation adopted for the purpose of avoiding or mitigating an
environmental effect.

Importantly, a conflict between a project and an applicable plan is not necessarily
a significant impact under CEQA unless the inconsistency will result in an adverse
physical change to the environment that is a “significant environmental effect” as
defined by CEQA Guidelines Section 15382. As provided in CEQA Guidelines
Section 15126.2 “an EIR shall identify and focus on the significant effects of the
proposed project on the environment.” An excerpt from the legal practice guide,
Continuing Education of the Bar, Practice Under the California Environmental
Quality Act, Section 12.34 illustrates the point:

An inconsistency between a proposed project and an applicable plan
is a legal determination not a physical impact on the environment.
...If a project affects a river corridor, one standard for determining
whether the impact is significant might be whether the project
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violates plan policies protecting the corridor; the environmental
impact, however, is the physical impact on the river corridor.

Under State Planning and Zoning law (Government Code Section 65000, et seq.),
strict conformity with all aspects of a plan is not required. Generally, plans reflect
a range of competing interests and agencies are given great deference to
determine consistency with their own plans. A proposed project should be
considered consistent with a general plan or elements of a general plan if it furthers
one or more policies and does not obstruct other policies. Generally, given that
land use plans reflect a range of competing interests, a project should be
compatible with a plan’s overall goals and objectives, but need not be in perfect
conformity with every plan policy.

Project consistency with applicable policies that have been adopted for the
purpose of avoiding or mitigating an environmental effect as set forth in SCAG’s
2020-2045 RTP/SCS, the Framework Element, and Wilshire Community Plan are
provided in tables contained in Appendix G, of this Draft EIR. The results and
determination of whether the Project would cause a significant environmental
impact due to a conflict with any applicable land use plan, policy, or regulation
adopted for the purpose of avoiding or mitigating an environmental effect is
provided in the impact analysis below. To the extent that the Projects’ potential
conflict with a plan, program or policy is analyzed in another section of the EIR that
plan is not further discussed in the Land Use Section. For example, consistency
with transportation plans is analyzed in Section IV.I, Transportation, of this Draft
EIR.

c) Project Design Features

No specific project design features are proposed with regard to land use.

d) Analysis of Project Impacts

Threshold (a): Would the Project physically divide an established
community?

As discussed in Section VI, Other CEQA Considerations, of this Draft EIR, and
as included in the Initial Study, provided in Appendix A, of this Draft EIR, as the
Project would not encroach into adjacent streets or require vacations of streets or
changes in the City’s circulation system and, as such, the Project would not
physically divide an established community. Therefore, no impact would occur
with respect to Threshold (a) and no further analysis is required.

Threshold (b): Would the Project cause a significant environmental
impact due to a conflict with any applicable land use
plan, policy, or regulation adopted for the purpose of
avoiding or mitigating an environmental effect?
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(1) Impact Analysis

The development of the Project would be subject to various land use plans,
policies, and the development regulations adopted for the purpose of avoiding or
mitigation an environmental effect. The Project’s consistency with the applicable
regional and local regulations, plans, and policies are addressed below and include
SCAG’s 2020-2045 RTP/SCS, the City’s General Plan, including the Framework
Element, Conservation Element, Plan for Healthy Los Angeles, and Wilshire
Community Plan), the LAMC, and Citywide Design Guidelines.

Other plans that address the distribution of land use in the region and that are
linked with SCAG are addressed in other sections of this Draft EIR. Specifically,
Project consistency with the AQMP is analyzed in Section IV.A, Air Quality, and
Senate Bill 375 and SCAG’s Sustainable Communities Strategy are discussed in
Section IV.E, Greenhouse Gas Emissions, of this Draft EIR.

(@) SCAG’s 2020-2045 RTP/SCS

SCAG’s 2020-2045 RTP/SCS incorporates several goals that are applicable to the
Project and that would avoid or reduce the Project’s environmental impacts. As
shown in Table LU-1, Comparison of the Project to Applicable Goals of the 2020—
2045 Regional Transportation Plan/Sustainable Communities Strategy, provided
in Appendix G of this Draft EIR, the Project would not conflict with applicable goals
of the RTP/SCS. As further described in Table LU-1, the goals of the 2020-2045
RTP/SCS are focused on such priorities as increase persons and goods
movement within the transportation system; reducing GHG emissions and improve
air quality; and adapt to changing client and support an integrated regional
development pattern and transportation network. These goals facilitate transit use
and active transportation (e.g., bicycling and walking), reducing vehicle miles
traveled, and encouraging energy efficiency. The Project would meet RTP/SCS
goals through such features and characteristics as: the location of the Project
within an HQTA and in proximity to local and regional bus lines and the future
Wilshire/La Cienega Metro D (Purple) Line station; provision of up to 716 bicycle
parking spaces for short- and long-term use by building employees and visitors;
and compliance with the City’s Green Building Code and 2019 CALGreen Code.
In addition, as discussed further in Section IV.E, Greenhouse Gas Emissions,
some of the Project’s key design features include energy conservation, water
conservation, waste reduction features, and pedestrian- and bicycle-friendly site
design. Furthermore, the Project would include ENERGY STAR-rated appliances
and install energy efficient boilers, heaters and air conditioning systems. All glass
used in the building would have minimal reflectivity to reduce glare to surrounding
neighbors. A portion of the vehicle parking spaces proposed on the Project Site
would be capable of supporting future electric vehicle supply equipment (EVSE),
as well as equipped with electric vehicle (EV) charging stations. The Project would
also provide solar-ready wiring on the highest roof level. The terraced landscaped
areas on Floors 6 through 10 would serve as partial green roofs that would help
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cool the building, and would include sustainable paving materials that would
minimize heat. Additionally, the Project would provide a high density office use in
an area with pedestrian access to a range of commercial and retail services as
well as numerous job opportunities, consistent with this goal.

Accordingly, and as further described in Appendix G of this Draft EIR, the Project
would not conflict with applicable goals of SCAG’s 2020-2045 RTP/SCS, which
were adopted for the purpose of avoiding or mitigating an environmental effect,
impacts with respect to SCAG’s 2020-2045 RTP/SCS would be less than
significant.

(b) City of Los Angeles General Plan

0] City of Los Angeles General Plan Framework
Element

The Framework Element, which establishes the conceptual basis for the City’s
General Plan, sets forth a Citywide comprehensive long-range growth strategy and
establishes Citywide policies regarding land use, housing, urban form,
neighborhood design, open space and conservation, economic development,
transportation, infrastructure, and public services. Framework Element land use
policies do not override or supersede the more detailed community plans and
specific plans.

Table LU-2, Comparison of the Project to Applicable Objectives and Policies of the
Framework Element, provided in Appendix G of this Draft EIR, evaluates the
consistency of the Project with objectives and policies of the Framework Element.
As discussed in Table LU-2, the Project would not conflict with applicable
objectives and policies of the Framework Element. The following summarizes the
analysis provided in Table LU-2. Note that only certain goals, objectives, and
policies from the Land Use Chapter and the Urban Form and Neighborhood Design
Chapter of the Framework Element are relevant to the Project.

€) Land Use Chapter

As discussed in Table LU-2, the Project would not conflict with the objectives and
policies of the Land Use Chapter of the Framework Element. Objectives and
policies in the Land Use Chapter generally promote an improved quality of life by
facilitating a reduction of vehicular trips, VMT, and air pollution through increasing
density within proximity of transit stations, emphasizing pedestrians and bicycle
use. The Project would contribute to the concentration of mixed-use development
within an area that is well served by existing transit, including being within 1,500
feet of multiple local and regional bus lines, and the future Wilshire/La Cienega
Metro D (Purple) Line Station, thereby contributing to the spatial distribution of land
uses that can reduce VMT and air emissions. The Project would provide ground
floor commercial and medical office uses that would provide additional services to
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adjacent neighborhoods in a more inviting and accessible site configuration than
currently exists on the Project Site, which is currently occupied by low-rise
commercial uses. The Project would contribute to the pedestrian experience
through the provision of ground floor uses, direct sidewalk access and
landscaping, including street trees to add to the shade and comfort along the public
sidewalk. These Project characteristics would encourage pedestrian activity. This,
in combination with the provision of 716 bicycle parking spaces for short- and long-
term use and bicycle support facilities, would encourage bicycle access and use
by Project-related employees and visitors, and would support these objectives and
policies.

(b) Urban Form and Neighborhood Design
Chapter

As it relates to the Urban Form and Neighborhood Design Chapter of the
Framework Element, the policy applicable to the Project (Policy 5.2.2) encourages
the development of centers, districts, and selected corridor/boulevard nodes such
that the land uses, scale, and built form allowed and/or encouraged within these
areas allow them to function as centers and support transit use, both in daytime
and nighttime. The Project would support this policy as the Project would provide
new medical office and commercial uses in a multi-story building within an area
that is characterized by mid- to high- rise commercial buildings along South San
Vicente Boulevard and Wilshire Boulevard. The Project Site is located in an area
that is served by multiple bus lines and the future Wilshire/La Cienega Metro D
(Purple) Line Station. The commercial uses would support the needs of the
Project’s visitors and employees, as well as the residents in the neighborhood.

(c) Conclusion

Accordingly, and as further described in Appendix G of this Draft EIR, the Project
would not conflict with applicable objectives and policies of the Framework
Element, which were adopted for the purpose of avoiding or mitigating an
environmental effect, impacts with respect to the Framework Element would be
less than significant.

(i) Conservation Element of the City of Los
Angeles General Plan

As noted above, the City’'s Conservation Element primarily addresses
preservation, conservation, and enhancement of the City’s natural resources.
These include agricultural lands, archaeological and paleontological resources,
endangered species, habitat areas, and mineral resources areas. As discussed in
the Initial Study, provided in Appendix A of this Draft EIR, the Project would have
no impacts on agricultural lands, endangered species, habitat areas, or mineral
resource areas. The Initial Study also provides an analysis related to scenic vistas.
As discussed therein, the Project would not obstruct existing public views of any
scenic vistas or visual resources. Therefore, the Project would not conflict with
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Section 15 of the Conservation Element establishes the objective and policy of the
protection of natural and scenic vistas as aesthetic resources.

As it relates to archaeological resources, analyzed in Section IV.B, Cultural
Resources, of this Draft EIR, and paleontological resources, analyzed in Section
IV.D, Geology and Soils, of this Draft EIR, with implementation of mitigation
measures, impacts to archaeological resources and paleontological resources
would be reduced to less than significant levels. Therefore, the Project would not
conflict with Section 5 of the Conservation Element.

As the Project would not conflict with applicable goals of the Conservation
Element, which were adopted for the purpose of avoiding or mitigating an
environmental effect, impacts with respect to the Conservation Element would be
less than significant.

(i)  Plan for a Healthy Los Angeles

Plan for a Healthy Los Angeles introduces guidelines for the City to follow to
enhance the City’s position as a regional leader in health and equity, encourage
healthy design and equitable access, and increase awareness of equity and
environmental issues. The Project would prioritize safety and access for all
individuals utilizing the site by complying with all ADA requirements and providing
direct connections to pedestrian amenities at adjacent intersections. Further, the
Project would support healthy lifestyles by locating jobs adjacent to transit (Metro
and AVTA bus lines, as well as a future rail line), providing bicycle amenities, and
enhancing the pedestrian environment by providing shade trees and other
landscape elements for a more comfortable environment for pedestrians.
Therefore, the Project would not conflict with the Plan for a Healthy Los Angeles.

(iv)  Wilshire Community Plan

The Wilshire Community Plan is the official guide to future development within the
Community Plan area. Table LU-3, Comparison of the Project to Applicable
Objectives of the Wilshire Community Plan, provided in Appendix G of this Draft
EIR, evaluates the consistency of the Project with applicable objectives of the
Wilshire Community Plan. The Wilshire Community Plan includes policies and
objectives related to a variety of topics including commercial, police protection, fire
protection, and historic and cultural resources. The following summarizes the
analysis provided in Table LU-3.

As discussed in Table LU-3, as it related to policies governing commercial uses,
the Project would not conflict with Policy 2.2-1 of the Wilshire Community Plan,
which encourages pedestrian-oriented design, including ground floor commercial
spaces that would be accessible from the public sidewalk on South Sweetzer
Avenue and South San Vicente Boulevard. In addition, the Project limits driveways
to Orange Street and the alley, which would reduce potential conflicts with
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pedestrians and automobiles, and repair of public sidewalks, ground-floor
landscaping and street tree plantings to provide comfort and security for the
pedestrian. The Project would also not conflict with Policy 2.2-3, which encourages
the incorporation of retail, restaurant, and other neighborhood serving uses in the
first floor street frontage of structures, including mixed-use projects located in the
same Neighborhood District, as the Project would include ground-floor commercial
spaces that would accommodate retail and/or restaurant uses.

The Project would also not conflict with the objectives and policies related to police
protection. The Project would not conflict with Objective 8-2, because it improves
the ability of the community and police department to minimize crime and provide
adequate security for all surrounding residents, and with related Policy 8-2.2,
because it improves security around residential and commercial buildings.
Specifically, Project entryways and pathways would be well-lit and well-marked for
security and safety. Building identification signage and wayfinding signage for
vehicular and pedestrian entries to the building would direct the flow of people and
decrease opportunities for crime. Windows along the commercial spaces and
building lobby entrance would allow for natural surveillance, as well as upper floor
balconies and landscaped decks with glass guardrails. The Project would also
implement Project Design Feature POL-PDF-2, which would require
implementation of a variety of security features during operation, including gates
entries for the parking structure and controlled keycard access to medical office
spaces as well as the provision of security lighting and closed circuit TV monitoring
(CCTV). Further analysis of the development of the Project and impacts related to
police protection services is provided in Section IV.H.2, Public Services — Police
Protection, of this Draft EIR.

The Project would not conflict with the objectives and policies for fire protection.
The Project would not conflict with Objective 9-1, because it maintains fire facilities
and protective services that are sufficient for the existing and future population and
land use, and with related Policy 9-1.1, because it provides for coordination with
the City of Los Angeles Fire Department (LAFD) during review of significant
development projects and General Plan amendments affecting land use to
determine the impacts on service demands. Section IV.H.1, Public Services —
Fire Protection, of this Draft EIR, provides analysis of development of the Project
and the impacts to fire protection services and facilities. As discussed therein,
during construction, the Project would implement Construction Traffic
Management Plan, as part of Project Design Feature TRAF-PDF-2, which would
be implemented to minimize disruptions to traffic flow and maintain emergency
vehicle access to the Project Site and neighboring land uses. During operation, the
Project would comply with applicable regulatory requirements, including LAFD’s
fire/life safety inspection for new construction projects, and would ensure that
adequate fire prevention features would be provided, which would reduce demand
on LAFD facilities and equipment. In addition, the Project also requested an
information request letter from LAFD, which was provided on February 7, 2020. A
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response was provided by LAFD on September 24, 2020. As provided in this
response letter, while the development of the Project may result in the need for
increased staffing for existing facilities, additional fire protection facilities, and
relocation of present fire protection facilities, with the inclusion of the
recommendations provided by LAFD in their response letter and provided in further
reviews of the Project’s design, such as LAFD’s fire/life safety inspection, the
Project’s impacts would be less than significant. As the Project would comply with
all requirements and recommendations from LAFD, discussed further in Section
IV.H.1, Public Services — Fire Protection, of this Draft EIR, the Project’s impacts
to fire protection services were determined to be less than significant.

The Project would not conflict with the objective related to transportation.
Specifically, Objective 11-2 supports pedestrian mobility, safety, amenities, and
access between employment centers, residential areas, recreational areas,
schools, and transit centers. The Project would improve pedestrian amenities and
activate the pedestrian environment by repairing the public sidewalk, adding street
trees, and adding commercial spaces adjacent to South San Vicente Boulevard.
The Project Site is located within walking distance of bus and rail transit lines,
including the future Wilshire/La Cienega Metro D (Purple) Line station, and is within
walking distance to similar uses located at Cedars Sinai Medical Center and three
metro stops away from UCLA Medical Center along the future Metro Purple Line
Extension. This further promotes access between the Project Site and surrounding
uses, in support of this Objective. As it relates to Objective 12-1, which is an
objective to pursue Transportation Demand Management Strategies that maximize
vehicle occupancy, minimize average trip length, and reduce the number of vehicle
trips, the Project would include implementation of a Transportation Demand
Management (TDM) Program as part of Project Design Feature TRAF-PDF-1. The
TDM Program would include strategies that would encourage employees and
patrons of the Project to utilize alternative modes of travel by providing bicycle and
pedestrian amenities, promoting alternative transportation modes, supporting
carpools and rideshares, and implementing an employee parking management
program, which serve to support of this Objective. The Project would not conflict
with Objective 16-2, because the Project ensures that location, intensity and timing
of development is consistent with the provision of adequate transportation
infrastructure. The Project would construct a mixed-use building consisting of up
to 145,305 square feet of development in an area well-served by regional
freeways, highways, and bus and rail lines. Refer to Section IV.I, Transportation,
of this Draft EIR, for an analysis regarding the Project’s consistency with programs,
plans, ordnances, and policies addressing the circulation system. As analyzed
therein, the Project would not conflict with these programs, plans, ordinances, and
policies adopted for the purpose of avoiding or mitigating a significant
environmental effect and impacts were found to be less than significant.

The Wilshire Community Plan also includes objectives and policies related to
historic and cultural resources. The Project would not conflict with Objective 17-2,
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because the Project preserves and enhances neighborhoods having a distinctive
and significant historical character. As discussed in Section IV.B, Cultural
Resources, and analyzed further in the Historical Resources Assessment
provided in Appendix C of this Draft EIR, the existing building on the Project Site
that was formerly a school does not qualify as a historic resource. While it exceeds
the age threshold for a historical resource, the building lacks significance and does
not possess architectural merit. In addition, impacts to the 11 potential off-site
historical resources were analyzed and it was found that these potential off-site
historical resources would retain their eligibility as historical resources upon Project
completion.

Because the Project would not conflict with applicable policies of the Wilshire
Community Plan, which were adopted for the purpose of avoiding or mitigating an
environmental effect, impacts with respect to Wilshire Community Plan would be
less than significant.

(c) City of Los Angeles Municipal Code

Table LU-4, Comparison of the Project to Applicable Land Use Regulations of the
LAMC, evaluates the consistency of the Project with applicable provisions of the
LAMC governing land use and planning. The following summarizes the analysis
provided in Table LU-4.

The Project proposes a General Plan Amendment from Limited Commercial to
Regional Center Commercial and Vesting Zone Change and Height District
Change from C1-1VL-O to (Q)C2-2D-O to allow for the proposed building height
and floor area. The proposed zoning for the Project would include a “D” Limitation
that would limit the maximum FAR to 4.5:1 and the height to 230 feet to the top of
the mechanical penthouse, and support commercial uses on the ground level,
consistent with zoning on adjacent properties. Although the Project would result in
a building height that is taller than what the current zoning would allow, which
would be limited to three stories and 45 feet in height, the proposed 12-story
medical office building would be compatible with development along South San
Vicente Boulevard and Wilshire Boulevard, which is characterized by a mix of mid-
to high- rise buildings, including a 10-story office building with ground floor
commercial uses directly across from the Project Site, a 22-story medical office
building fronting Wilshire Boulevard to the southeast of the Project Site, and a 12-
story office building to the east of the Project Site. The intensity and scale of the
development would be offset by the pedestrian orientation of the ground floor,
which creates a human scale at the ground level, and the visible upper story
landscape decks and unique building design, which would serve to create visual
interest. In addition, the building is designed with stepped terraces to break up the
building’s massing.

With regard to setbacks, with the vesting zone change from C1 to the proposed
zoning C2, there are no yard requirements applicable to the Project No building
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setbacks are required for non-residential project in the C Zone. As such, the
Project’s proposed zero-foot front yard, side yard, and rear yard setbacks of zero
would be consistent with this proposed zoning.

Site Plan Review is required for the addition of 50,000 square feet or more of non-
residential floor area, or a net increase of 1,000 or more average daily trips. As the
Project would include the addition of approximately 145,305 square feet of medical
office and commercial floor area, Site Plan review would be required and would
therefore be obtained as part of the entitlement process.

As it relates to vehicle and bicycle parking requirements, and as described further
in Chapter I, Project Description, of this Draft EIR, pursuant to LAMC Section
12.21 A.4(c), the combination of medical office and retail-restaurant uses would
require a total of 746 vehicle parking spaces. Pursuant to LAMC Section 12.32 P,
the Project is requesting a reduction in parking not to exceed 20 percent, incident
to a legislative action, reducing the required vehicle parking to a total of 597
spaces. Pursuant to LAMC Section 12.21 A.16, the Project would be required to
provide 15 bicycle parking spaces. However, pursuant to LAMC Section 12.21
A.4(c), non-residential projects within a TPA may replace up to 30 percent of the
required automobile parking spaces, or a reduction of 179 vehicle parking spaces,
with bicycle parking at a rate of four bicycle parking spaces per vehicle parking
space, thereby, further reducing the required vehicle parking spaces by 179
spaces. As such, the Project would provide a total of 716 bicycle parking spaces
and 418 vehicle parking spaces.

The Project would comply with permitted uses in proposed C2 Zone, setbacks, and
other LAMC requirements. With approval of the requested discretionary actions,
the Project would not conflict with the provisions of the LAMC governing land use
and planning adopted for the purpose of avoiding or mitigating a significant
environmental effect, and impacts with respect to provisions of the LAMC
governing land use and planning would be less than significant.

(d) Citywide Design Guidelines

The Citywide Design Guidelines identifies urban design principles to guide
architects and developers in designing high-quality projects that meet the City’s
functional, aesthetic, and policy objectives and help foster a sense of community.
The design guidelines are organized around Pedestrian-First Design, 360-Degree
Design, and Climate-Adapted Design.

Pedestrian-First Design. The Project would include accessible sidewalks,
pedestrian amenities, and vehicular access driveways designed in accordance
with the City’s design considerations. The Project would provide street trees and
sidewalk plantings uniformly within the sidewalk to provide adequate shade, as
well as a more comfortable environment for pedestrians. Further, the orientation
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of the Project design and active ground floor facilities would ensure that the Project
actively engages with the street and its surrounding uses.

360-Degree Design. The Project design also includes elements that reinforce
orientation to the street, such as glass windows and an easily recognizable
entrance. The Project would provide landscaped spaces along South San Vicente
Boulevard, Orange Street, and Sweetzer Avenue, enhancing the overall
appearance and user experience of the Project Site. Further, all design elements
of the Project would be developed in conjunction with the others to ensure
consistency of the architectural ideas.

Climate Adapted Design. The Project would also incorporate elements of shade,
natural light, and ventilation as considerations in the building orientation and
design. Further, the Project would include trees and landscaped spaces that allow
water to percolate into the ground and offer ecological enhancements and shaded
spaces for community benefits.

Based on the above, the Project would not conflict with the Citywide Design
Guidelines related to 360-Degree Design and Climate Adapted Design.

(e) Conclusion

Based on the analysis of Project consistency with applicable goals and policies of
SCAG’s 2020-2045 RTP/SCS; the City’s General Plan, including the Framework
Element, Conservation Element, Plan for Healthy Los Angeles, and Wilshire
Community Plan; LAMC; and Citywide Design Guidelines, the Project would not
conflict with the relevant land use policies adopted for the purpose of avoiding or
mitigating a significant environmental effect.

Approval of the Project's requested entitlements, including the General Plan
Amendment, Vesting Zone Change, Height District Change, Site Plan Review and
related findings and conditions to ensure compatibility with surrounding land uses
would bring the Project into consistency with the Framework Element, Wilshire
Community Plan, and LAMC. As such, with the approval of the proposed
entitlements, the Project would be consistent with and not conflict with
applicable plans and regulations adopted for the purpose of avoiding or
mitigating a significant environmental effect. Therefore, impacts would be
less than significant.

(2) Mitigation Measures

Impacts regarding land use and planning would be less than significant. Therefore,
no mitigation measures are required.
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(3) Level of Significance after Mitigation

Impacts regarding land use and planning were determined to be less than
significant without mitigation. Therefore, no mitigation measures were required or
included, and the impact level remains less than significant.

e) Cumulative Impacts

(1) Impact Analysis

Chapter Ill, Environmental Setting, of this Draft EIR, identifies four related
projects (two in the City of Los Angeles, one in the City of Beverly Hills, and one,
the Metro Purple Line Extension, which is in both the City of Los Angeles and the
City of Beverly Hills). Of the four related projects, two related projects are planned
or are under construction within the Wilshire Community Plan area that is within
0.25 miles of the Project Site. There is also one related project within the adjacent
City of Beverly Hills that is within 0.25 miles of the Project Site. In addition, one
infrastructure project, the buildout of the Metro Purple Line Extension, is also
included as a related project and would occur within proximity of the Project Site.
The related projects within the Wilshire Community Plan and City of Beverly Hills
are concentrated along major thoroughfares within the Wilshire Community Plan
area including La Cienega Boulevard and Wilshire Boulevard and all are on
properties designated for commercial uses, as identified in the Framework
Element. These designations are intended for higher density development. The
commercial designations accommodate a wide range and mix of uses, including
multi-family housing, office space, retail, hotel, restaurant services, and
entertainment activities at densities that support the development of a
comprehensive and inter-connected network of public transit and services. The
proposed related projects include mixed-use residential and commercial uses and
hotel uses, which would be consistent with the commercial nature of the area. In
addition, the buildout of the Metro Purple Line Extension points to an evolving area
and would serve to address goals and policies of the 2016-2040 RTP/SCS,
Framework Element, Wilshire Community Plan, and LAMC related to a reduction
of VMT and GHG emissions.

The Project Site is located within a TPA as designated by the City in response to
Senate Bill 375. The Project would contribute to the concentration of mixed-use
infill development within a TPA and within convenient access to the future
Wilshire/La Cienega Metro D (Purple) Line Station, which will be located 1,500 feet
from the Project Site. The related projects are also concentrated along key
transportation corridors (i.e., Wilshire Boulevard) and within TPAs, and are either
mixed-use in nature or include commercial uses that would be well-served by the
transit options in the vicinity. While these related projects would increase density
in the area, the related projects, similar to the Project, would be evaluated for
consistency with existing and proposed zoning and land use designations for given
properties.
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The Project, together with the related projects, which include the development of
143 dwelling units, 11,685 square feet of commercial uses, and 200 hotel rooms,
would provide a range of much needed housing and high-quality neighborhood
and visitor-serving commercial/retail uses concentrated within major thoroughfares
within the Wilshire Community Plan area. These types of developments are
anticipated and encouraged by the Wilshire Community Plan; as such, the related
projects would not conflict with the applicable plans and goals to concentrate high-
density, mixed-use development in TPAs. Therefore, the Project’s contribution
to cumulative impacts would not be cumulatively considerable, and the
Project, considered together with related projects, would not result in
cumulative significant impacts related to land use and planning. Therefore,
cumulative impacts would be less than significant.

(2) Mitigation Measures
Cumulative impacts to land use and planning would be less than significant.
Therefore, no mitigation measures are required.

(3) Level of Significance after Mitigation

Cumulative impacts to land use and planning were determined to be less than
significant without mitigation. Therefore, no mitigation measures were required or
included, and the impact level remains less than significant.
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